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Section F.1

Introduction

Assembly Bill 686, signed in 2018, establishes a statewide framework to affirmatively further fair
housing (AFFH) with the goal of achieving better economic and health outcomes for all
Californians through equitable housing policies. AB 686 requires cities and counties to take
deliberate actions to foster inclusive communities, advance fair and equal housing choice, and
address racial and economic disparities through local policies and programs. Housing elements
are now required to address the following five components:
•

Inclusive and Equitable Outreach: A summary of fair housing outreach and capacity
that includes all economic segments of the community.

•

Assessment of Fair Housing: An assessment of fair housing issues, including
integration and segregation patterns, racially or ethnically concentrated areas of poverty,
disparities in access to opportunity, and disproportionate housing needs.

•

Analysis of Sites Inventory: An evaluation of whether the sites inventory improve or
exacerbate conditions for fair housing.

•

Identification of Contributing Factors: The identification and prioritization of
contributing factors related to fair housing issue.

•

Priorities, Goals, and Actions to AFFH: The identification of fair housing goals and
actions that directly address the contributing factors outlined above. The housing element
should include metrics and milestones for evaluating progress and fair housing results.

This section documents four of the five components of the AFFH components. The summary of
AFFH-related outreach is included in Appendix E.

F.1.1

Notes on Figures and Analysis

This Appendix contains geospatial data downloaded from HCD’s AFFH Data and Mapping
Resources Hub. Additional analysis is sourced from the Census American Community Survey
and HCD’s pre-certified data, where appropriate.

Section F.2
F.2.1

Assessment of Fair Housing

Fair Housing Outreach and Enforcement

Fair housing complaints can be an indicator of housing discrimination in San Gabriel. Fair housing
issues can arise through discrimination against an individual based on disability, race, national
origin, familial status, disability, religion, or sex when renting or selling a dwelling unit.
The U.S. Department of Housing and Urban Development’s (HUD) Office of Fair Housing and
Equal Opportunity (FHEO) is the federal agency responsible for eliminating housing discrimination,
promote economic opportunity, and achieve diverse, inclusive communities. FHEO services and

F-2 | San Gabriel

Affirmatively Furthering Fair Housing

activities include investigating fair housing complaints, conducting compliance reviews, ensuring
civil rights in HUD programs, and managing fair housing grants.
Locally, the City partners with the Housing Rights Center (HRC) to investigate fair housing
complaints. HRC is a non-profit, approved by HUD, that works with local government offices to
ensure Fair Housing laws are upheld. HRC provides various services to Los Angeles County
stakeholders, including tenant/landlord mediation, credit counseling, and fair housing training and
workshops. During the 2020-2021 fiscal year, the HRC and Fair Housing Council reported five
discrimination inquiries filed by residents of San Gabriel.
Table F-1: Breakdown of Fair Housing Issues
Discrimination Inquiries Fiscal Year 2020/2021
Protected Classification

Number of Inquiries

Mental Disability

1

Physical Disability

3

Racial

1

Total

5

Source: HRC and Fair Housing Council

The City provides residents with fair housing information primarily by posting links to a variety of
fair housing resources on the City’s website including the Fair Housing Council/Housing Rights
Center and providing contact information to complainants. Programs are included to expand fair
housing links and resources available through the City’s website, as well as the City’s promotion
and distribution of fair housing and anti-displacement resources to residents, especially those atrisk of displacement.

F.2.2

Integration and Segregation

This section analyzes integration and segregation, including patterns and trends, related to people
with protected characteristics.
Race and Ethnicity
According to the American Community Survey (ACS), approximately 80.9 percent of the San
Gabriel population belongs to a racial minority group in 2019. San Gabriel has a higher proportion
of racial and ethnic groups than Los Angeles County overall (48.7 percent).
Figure F-1 shows the non-white population percentage by census block group for 2018. The
majority of block groups in the city have a non-white population greater than 81 percent. Relatively
lower non-white population percentages are located in the northwestern portion of the city, with
the lowest value of 60 percent.
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Figure F-1: Non-White Population (2018)

Source: HCD AFFH Spatial Data

Disability
People are considered to have a disability if they have one or more of the following: hearing
difficulty, vision difficulty, cognitive difficulty, ambulatory difficulty, self-care difficulty, and
independent living difficulty. According to the 2015 to 2019 ACS, approximately 6.9 percent of
San Gabriel residents have a disability, compared to 9.4 percent countywide. All census tracts in
San Gabriel consist of less than 10 percent of residents experiencing disability (see Figure F-2).
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Figure F-2: Percent of Population with a Disability (2015 - 2019)

Source: HCD AFFH Spatial Data

Familial Status
Familial status refers to the presence of at least one child under 18 years old. Examples of familial
status discrimination include refusal to rent to families with children, eviction of families once a
child joins, confinement of families to specific floors of a building, and overly restrictive rules
regarding children’s use of common areas.
According to the 2015 to 2019 ACS, 30.8 percent of households in San Gabriel have one or more
children under the age of 18. The city’s share of households is lower than that of the county overall
at 33.0 percent. It is also lower than the surrounding neighboring jurisdictions of East San Gabriel
(36.0 percent), Temple City (36.6 percent), and Rosemead (38.5 percent).
Figure F-3 shows the distribution of children in married couple households in San Gabriel. The
percentage of married couple households with children is highest in the northern and southern
portions of the city where it exceeds 80 percent. Census tracts adjacent to these areas also have
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high levels at 60 to 80 percent. The lowest percentage of children in married couple households
within San Gabriel is 58.3 percent in the central portion of the city.
Single parent households are also a fair housing protected class. San Gabriel has 4.8 percent of
households consisting of single-parent households. Of particular consideration are femaleheaded households, who may experience greater housing affordability challenges due to typically
lower household incomes compared to two-parent households. A total of 4.1 percent of
households in San Gabriel are single female-headed households with children.
As shown in Figure F-4, San Gabriel has some variability in the percentages of children in single
female-headed households. These households are more concentrated in certain tracts in the
south-central portion of the city at levels of 20 to 40 percent.
Figure F-3: Children in Married-Couple Households (2015 - 2019)

Source: HCD AFFH Spatial Data
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Figure F-4: Children in Female-Headed Households with No Partner Present (2015-2019)

Source: HCD AFFH Spatial Data

Income
According to the 2015 to 2019 ACS, the median household income in San Gabriel is $62,541,
which is less than Los Angeles County at $68,044 over the same period.
Figure F-5 displays the distribution of median household income by census block group in San
Gabriel. Some variation in household income is evident in adjacent tracts in certain areas of the
city. Several block groups have lower median household incomes at under $55,000 than
surrounding areas. Most of the northern portion of the city has higher incomes overall with two
tracts exceeding $125,000. The majority of tracts within the city are at approximately the same
level as the 2020 State Median Income ($87,000). Three block groups within the city have no
income data.
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Figure F-5: Median Household Income (2015 - 2019)

Source: HCD AFFH Spatial Data

Figure F-6 displays income distribution across San Gabriel by showing the percentage of low to
moderate (LMI) income households by census tracts. The city contains three LMI categories, less
than 25 percent, 25 to 50 percent, and 50 to 75 percent. Tracts in the southern parts of the city
have majorities of their population living in low and moderate-income households. Two tracts in
the north have the lowest percentages of LMI populations at less than 25 percent.
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Figure F-6: Low to Moderate Income Population

Source: HCD AFFH Spatial Data

Income should also be disaggregated by race and ethnicity to further understand local patterns
of segregation and integration. Although the citywide poverty rate was 12.8 percent in 2019, not
all racial and ethnic groups in San Gabriel have the same likelihood of experiencing poverty. As
shown in Table F-2, a higher percentage of Black or African American individuals experience
poverty than other racial or ethnic groups at a rate of about one in five. This rate is especially
pronounced because this group represents only 0.6 percent of the total population according to
the ACS data. The poverty rate was also acute for Asian alone and residents who identified as
two or more races; those individuals also disproportionately experienced poverty at rates of 15.6
percent and 8.7 percent, respectively.
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Table F-2: Poverty by Race/Ethnicity (2019)
San Gabriel

Poverty Rate

% Of Population

Total Population

12.8%

-

White alone

7.9%

19.1%

Black or African American alone

22.2%

0.7%

American Indian and Alaska Native alone

0.8%

0.3%

Asian alone

15.6%

61.5%

Native Hawaiian/Other Pacific Islander alone

0.0%

0.2%

Some other race alone

8.5%

15.4%

Two or more races

8.7%

2.8%

Hispanic or Latino origin (of any race)

8.3%

25.5%

Source: ACS 2019 5-Year Estimates, Table S1701

F.2.3

Racially or Ethnically Concentrated Areas of Poverty

Racially or Ethnically Concentrated Areas of Poverty (R/ECAPs)
Racially or Ethnically Concentrated Areas of Poverty (R/ECAP) are areas that exhibit both high
racial/ethnic concentrations and high poverty rates. HUD defines R/ECAPs as census tracts with
a majority non-white population (50 percent or more) and a poverty rate that exceeds 40 percent
or is three times the average poverty rate for the county, whichever is lower.
R/ECAPs may indicate the presence of disadvantaged households facing housing insecurity and
need. They identify areas whose residents may have faced historical discrimination and who
continue to experience economic hardship, furthering entrenched inequities in these communities.
According to Figure F-7, there are no R/ECAPs in San Gabriel or in the surrounding area.
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Figure F-7: Racially/Ethnically Concentrated Areas of Poverty (2009-2013)

Source: HCD AFFH Spatial Data

Racially or Ethnically Concentrated Areas of Affluence (RCAAs)
Racially or Ethnically Concentrated Areas of Affluence (RCAAs) are neighborhoods in which there
are both high concentrations of non-Hispanic White households and high household income rates.
Based on research from the University of Minnesota Humphrey School of Public Affairs, RCAAs
are defined as census tracts where 80 percent or more of the population is white, and the median
household income is $125,000 or greater (which is slightly more than double the national median
household income in 2016).
However, HCD has adjusted the RCAA methodology to more appropriately consider California’s
higher levels of diversity. According to 2010 data available from HCD (as shown in Figure F-8),
San Gabriel had one white majority tract in 2010, but that is no longer true as shown in Figure F1. Therefore, no tracts within the city meet the thresholds to be considered RCAAs.
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Figure F-8: White Majority Tracts (2010)

Source: HCD AFFH Spatial Data

F.2.4

Access to Opportunity

One important component of fair housing is a neighborhood’s access to opportunity, which
correlates relative place-based characteristics of an area, such as education, employment, safety,
and the environment, with critical life outcomes, such as health, wealth, and life expectancy.
Ensuring access to opportunity means both investing in existing low-income and underserved
communities, as well as supporting residents’ mobility and access to ‘high resource’
neighborhoods.
In February 2017, the Department of Housing and Community Development (HCD) and the
California Tax Credit Allocation Committee (TCAC) convened the California Fair Housing Task
Force to provide research and evidence-based policy recommendations to further HCD’s fair
housing goals of (1) avoiding further segregation and concentration of poverty and (2)
encouraging access to opportunity through land use policy and affordable housing, program
design, and implementation.
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HCD and TCAC prepared opportunity maps to identify census tracts with the highest and lowest
resources. High resource areas are areas with high index scores for a variety of opportunity
indicators. Examples of indicators of high resources areas include high employment rates, low
poverty rates, proximity to jobs, high educational proficiency, and limited exposure to
environmental health hazards. High resources tracts are areas that offer low-income residents
the best chance of a high quality of life, whether through economic advancement, high educational
attainment, or clean environmental health. Census tracts in the city that are categorized as
moderate resource areas have access to many of the same resources as the high resource areas
but may have fewer job opportunities, lower performing schools, lower median home values, or
other factors that lower their indexes across the various economic, educational, and
environmental indicators.
Low resources areas are characterized as having fewer opportunities to employment and
education, or a lower index for other economic, environmental, and educational indicators. These
areas have greater quality of life needs and should be prioritized for future investment to improve
opportunities for current and future residents.
The opportunity maps inform TCAC, which oversees the Low-Income Housing Tax Credit (LIHTC)
Program, to more equitably distribute funding for affordable housing in areas with the highest
opportunity. The analysis evaluates total access to opportunity (e.g., high, moderate, low), but
also individually assesses opportunity access across more specific indicators, such as education,
transportation, economic development, and environment.
TCAC Opportunity Areas – Composite Score
The 2021 TCAC Opportunity Areas Composite Score provides an aggregate index of three
domains: economic, education, and environmental. Census tracts with higher composite scores
indicate higher resource areas overall. As shown in Figure F-9, San Gabriel has three different
levels of resource areas: highest, high, and moderate. Highest resource neighborhoods are in
two tracts north of Las Tunas Drive and west of San Gabriel Boulevard. Most of the city is within
the high resource category. Two tracts are characterized as moderate resource areas and are in
the eastern and southern portions of the city.
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Figure F-9: TCAC Opportunity Areas 2021 - Composite Score

Source: HCD AFFH Spatial Data

Economic Score
The 2021 TCAC Opportunity Areas Economic Score for a census tract is based on poverty, adult
education, employment, job proximity, and median home value indicators. The score is broken up
by quartiles, with the highest quartile indicating more positive economic outcomes and the lowest
score indicating least positive outcomes.
The city has four tracts with economic scores of 0.25 to 0.50 and 0.50 to 0.75 as shown in Figure
F-10. The city has two tracts in the higher score range (0.75 to 0.99) located in northern portions
of the city; these tracts also have higher median household income.
The City has taken steps to help revitalize declining commercial areas and thus improve economic
conditions for residents. Consistent with San Gabriel’s General Plan, which identifies that the City
will utilize Community Development Block Grant (CDBG) funding to help improve commercial
areas (Action 4.1.1.3), CDBG funds have been used to fund code enforcement services related
to qualified property maintenance cases, street improvement projects, and community services
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programs. Also, the City encourages public and private investment through the Valley Boulevard
Sustainability Plan, which allows for higher intensity residential and mixed-use development, and
was adopted in 2006. Valley Boulevard is within areas of lower economic scores in San Gabriel.
LA Metro and City of Montebello bus lines serve San Gabriel, including bus lines along San
Gabriel Boulevard that connect to the greater transit system.
Figure F-10: TCAC Opportunity Areas 2021 - Economic Score

Source: HCD AFFH Spatial Data

Education Score
The 2021 TCAC Opportunity Areas Education Score for a census tract is based on math and
reading proficiency, high school graduation rate, and student poverty rate indicators. The score
is broken up by quartiles, with the highest quartile indicating more positive education outcomes
and the lowest quartile signifying less positive outcomes.
As shown in Figure F-11, most census tracts in the city have a good education score between
0.50 and 0.75 Two tracts have scores greater than 0.75. These scores suggest that the city
generally has positive educational outcomes for students.
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The San Gabriel Unified School District (SGUSD) has five elementary schools within its
boundaries. While two of the elementary school attendance areas are within or partially within
census tracts with the highest education scores (Wilson Elementary School and Washington
Elementary School), the school attendance areas do not appear to correlate or modify the
education score. The SGUSD has a long-standing record of excellence with a 95 percent
graduation rate.
Figure F-11: TCAC Opportunity Areas 2021 - Education Score

Source: HCD AFFH Spatial Data

Environmental Score
Environmental scores for census tracts presented in Figure F-12 are based on 2021 TCAC
Opportunity Areas Environmental Scores that reflect environmental risk. The scores are divided
into quartiles with higher scores representing more positive environmental outcomes and lower
scores indicating least positive environmental outcomes for residents living there.
The city contains a range of environmental scores that indicate residents in different areas of the
city experience different levels of environmental outcomes. As shown in Figure F-12, the lowest
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environmental score is in the census tract located between Las Tunas Drive and Mission Road
and west of Del Mar Avenue. A large portion of this area is within the Mission District Specific
Plan, and there are some groundwater cleanup sites located in this area (none of which are
located on identified housing sites). Most of the tracts within the city have scores in the relatively
lower range of 0.25 to 0.50 and only two have scores above 0.50.

Figure F-12: TCAC Opportunity Areas 2021 - Environmental Score

Source: HCD AFFH Spatial Data

Jobs Proximity Index
HUD’s Jobs Proximity Index for a census tract measures the area’s distance from employment.
This index can be used as a proxy to indicate relative transportation needs in a community. The
score is broken up by quintiles, with the highest quintile representing areas closest to job centers.
The Jobs Proximity Index score is relatively low across San Gabriel, with the exception of the
northwest portion, and most of the entire city is located in a 20 to 40 quintile indicating relatively
further distance to job centers as shown in Figure F-13. Approximately 1,200 people are both
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employed and live in San Gabriel, which is 9.0 percent of employed San Gabriel residents1. The
largest proportion of employed San Gabriel residents (17.5 percent) work in the City of Los
Angeles, followed by the City of San Gabriel (9.0 percent), the City of Pasadena (5.9 percent),
and the City of Alhambra (4.8 percent).
Figure F-13: Jobs Proximity Index (HUD, 2014-2017)

Source: HCD AFFH Spatial Data

Disparities in Access to Opportunity for Persons with Disabilities
People with disabilities often experience challenges with accessibility, discrimination, and housing
choice that make it difficult to find suitable housing to meet their needs. This section analyzes
such disparities to ensure the City is able to adequately serve its residents with disabilities.

1

Longitudinal Employer-Household Dynamics (LEHD), OnTheMap, 2018.
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According to the Needs Assessment (Appendix A, Figures A-11 and A-12), the most common
types of disabilities in San Gabriel in 2018 were ambulatory disabilities followed by independent
living disabilities. Of the total senior population in San Gabriel, the most common types of
disabilities in 2018 were ambulatory disabilities (17.0 percent of the total senior population) and
independent living disabilities (14.5 percent of the total senior population).
The California Department of Developmental Services (DDS) currently provides communitybased services to approximately 350,000 persons with developmental disabilities and their
families through a statewide system of regional centers, developmental centers, and communitybased facilities. DDS also provides data on developmental disabilities by age and type of
residence. According to DDS and as shown in the Needs Assessment (Appendix A, Table A-8),
there are about 300 residents with a development disability in San Gabriel, most of whom are
able to live in their own home with their parent or guardian.
There are a variety of housing types appropriate for people with disabilities, such as licensed and
unlicensed single-family homes, group homes, and transitional and supportive housing. The
design of housing-accessibility modifications, proximity to services and transit, and the availability
of group living opportunities represent some of the types of considerations that are important in
serving this need group. The Housing Constraints Appendix (Appendix C) discusses how the City
permits various housing types, including the allowance for reasonable accommodations. A
program is included to amend the required findings for a reasonable accommodation to facilitate
approval of reasonable accommodation requests.
As identified in the Housing Needs Assessment (Appendix A), several facilities located in San
Gabriel can provide care and housing for people with disabilities. These are the San Marino Manor,
Vista Cove Care Center, and Live Oak Rehab Center. Also, the Eastern Los Angeles Regional
Center located in Alhambra provides services for people with developmental disabilities in San
Gabriel. It is one of seven regional centers in Los Angeles County operated by private nonprofit
corporations that contract with DDS to coordinate services for people with developmental
disabilities2.
Additionally, the Los Angeles County Department of Public Social Services operates the In-Home
Supportive Services (IHSS) program for low-income seniors or people with disabilities. This
program provides support for individuals such as meal preparation, laundry, house cleaning, and
personal care to enable them to live at home.

2

https://www.sgprc.org/
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F.2.5

Disproportionate Housing Needs

Overpayment
HUD defines overpayment, or “housing cost burden”, as households paying 30 percent or more
of their gross income on housing expenses, including rent or mortgage payments and utilities.
Housing cost burden is considered a housing need because households that overpay for housing
costs may have difficulty affording other necessary expenses, such as childcare, transportation,
and medical costs.
Renters are more likely to overpay for housing costs than homeowners. According to the Needs
Assessment (Appendix A), 57.4 percent of renters in San Gabriel are cost burdened, which is
higher than the overpayment rate in the region at 55.3 percent. The percentage of renter
households exhibiting cost burden was high across the city at 40 to 80 percent (see Figure F-14).
Figure F-14: Overpayment by Renters (2015 - 2019)

Source: HCD AFFH Spatial Data
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Homeowners generally experience a lower rate of cost burden than renters. Figures F-15 shows
the percentages of homeowners experiencing overpayment for the 2015 to 2019 time period.
Percentages of homeowners with overpayment range from approximately 20 percent to 80
percent across the city. The census tract south of Dewey Avenue in the southern portion of the
city contains similar levels of renters and homeowners who are housing cost burdened at 70
percent and 64 percent, respectively.
Figure F-15: Overpayment by Owners (2015 - 2019)

Source: HCD AFFH Spatial Data

Overcrowding
Overcrowding is defined by the Census as a unit in which more than one person occupies a room
(excluding bathrooms and kitchens) while severe overcrowding occurs when more than 1.5
people occupy a room. Overcrowded households are an indicator of housing needs, as lower
income families or individuals may choose to live together in smaller spaces to save money on
housing costs.
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In addition to the strain on residents’ mental health, overcrowding can also lead to more rapid
deterioration of the property due to increased usage. According to the 2015 to 2019 ACS data,
6.8 percent of households in San Gabriel experienced overcrowding and 3.0 percent experienced
severe overcrowding. The city’s overcrowding rates are similar to that of Los Angeles County at
6.6 percent, while the city’s severely overcrowded rate is lower than Los Angeles County’s at 4.7
percent (Table F-3).
Table F-3: Overcrowding and Severe Overcrowding Rates
San Gabriel
Occupants Per Room

Los Angeles County

Percent of Occupied Housing Units

1.01 to 1.5

6.8%

6.6%

1.51 or more

3.0%

4.7%

Source: ACS 5-Year Estimates, Table DP04

The percentages of overcrowded households in San Gabriel are shown by census tract in Figure
F-16. Half of the tracts within the city have similar levels of overcrowding as the state average at
equal to or less than 8.2 percent. The other half of census tracts have higher levels of
overcrowding rates with those mostly located in the southern portions of the city. The highest level
of overcrowding in the city is 17.2 percent in the tract located between Fairview and Dewey
avenues and west of Del Mar Avenue.
The statewide spatial data for severe overcrowding did not contain any values in the vicinity of
San Gabriel as shown in Figure F-17.
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Figure F-16: Overcrowded Households

Source: HCD AFFH Spatial Data
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Figure F-17: Severely Overcrowded Households

Source: HCD AFFH Spatial Data

Location Affordability Index
Figure F-18 shows the median gross rent across San Gabriel per HUD’s Location Affordability
Index for the years 2012 to 2016. This index estimates household housing and transportation cost
on a neighborhood-scale. As shown in this Figure, the index ratings show that the majority of the
city has median gross rents in the middle range of less than $2,000 a month. San Gabriel has
relatively higher median rents (less than $2,500) in one census tract in a northern portion of the
city bounded by San Gabriel Boulevard and San Marino Avenue to the east and the west,
respectively.
This range is aligned with the Needs Assessment (Appendix A), which shows the median monthly
rent paid in San Gabriel in 2018 was $1,425. These rents are primarily affordable to moderateincome households but would be considered a cost-burden for many lower-income households.
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Figure F-18: Location Affordability

Source: HCD AFFH Spatial Data

Substandard Housing
Incomplete plumbing or kitchen facilities can be used as a proxy to indicate substandard housing
conditions. According to the 2015 to 2019 ACS, 0.4 percent of San Gabriel households lacked
complete plumbing installations, which is about the same as Los Angeles County overall at 0.5
percent. The level of San Gabriel households without complete kitchen facilities is 2.2 percent,
which is higher than the County at 1.5 percent.
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Table F-4: Substandard Housing Rates
San Gabriel
Substandard Condition

Los Angeles County

Percent of Occupied Housing Units

Lacking complete plumbing facilities

0.4%

0.5%

Lacking complete kitchen facilities

2.2%

1.5%

Source: ACS 5-year estimates 2015-2019, Table DP04

The age of housing stock can also be an indicator of substandard housing. As homes get older,
there is a greater need for maintenance and repair. If not properly addressed, an aging housing
stock can result in poorer living standards, incur more expensive repair costs and, under certain
conditions, lower overall property values.
San Gabriel's housing stock is generally older than that of the Southern California Association of
Governments (SCAG) region. According to the Needs Assessment (Appendix A), 52.3 percent of
all units in San Gabriel are older than 60 years old, compared to 32.1 percent of units in the SCAG
region. The greatest share of San Gabriel's housing units was built between 1940 to 1949, while
in the SCAG region more units were built between 1970 to 1979 than any other time.
Displacement Risk
The University of California Berkeley’s Urban Displacement Project (UDP) uses data-driven
research to produce maps identifying sensitive communities that are at-risk of displacement. UDP
defines sensitive communities as currently having “populations vulnerable to displacement in the
event of increased redevelopment and drastic shifts in housing cost”. Vulnerability was
determined based on the following characteristics:



The share of very low-income residents is above 20 percent;
AND
The tract meets two of the following criteria:
o Share of renters is above 40 percent
o Share of people of color is above 50 percent
o Share of very low-income households that are severely rent burdened households
is above the county median
o Percent change in rent is above county median rent increase
o Rent gap, which is the difference between tract median rent and median rent for
surrounding areas

UDP has identified vulnerable communities in seven census tracts across the city (Figure F-19).
Four of these tracts are more likely to experience overcrowding, and the tracts in southern portions
of the city also have higher concentrations of LMI households. These areas therefore have a
greater need for more affordable housing to alleviate demand. More housing for lower-income
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households in these neighborhoods can provide greater access to housing opportunity and
stability for residents that need it most.
Figure F-19: Vulnerable Communities

Source: HCD AFFH Spatial Data

F.2.6

Summary of Fair Housing Issues

Access to opportunity in San Gabriel is not equally distributed across the city. Northern portions
of the city are higher resource areas than the rest of the city (based on TCAC Composite Scores)
characterized by higher median incomes, higher TCAC Economic Scores, and closer proximity to
employment centers.
Conversely, areas of the city outside of those described above have higher concentrations of LMI
households in lower resource areas (based on TCAC Composite Scores), lower TCAC Economic
Scores, lower environmental scores, more single-parent female-headed households with children,
and experience levels of overcrowding above the state average.
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A citywide fair housing issue is high rates of overpayment by renters and homeowners, but the
issue is somewhat more acute for renters. Also, over half of the city contains vulnerable
communities that may be at greater risk of displacement.

Section F.3

Sites Inventory

AB 686 requires a jurisdiction’s site inventory to be consistent with its duty to affirmatively further
fair housing. This section evaluates the City’s site inventory locations against various measures
in the Assessment of Fair Housing that includes income level, racially and ethnically concentrated
areas of poverty, access to opportunity, and environmental risk to determine any socio-economic
patterns or implications.

F.3.1

Potential Effects on Patterns of Segregation

A comparison of a jurisdiction’s site inventory against its LMI households and R/ECAP area can
reveal if the city’s accommodation of housing is exacerbating or ameliorating segregation and
social inequity. Figure F-20 shows the locations of San Gabriel’s sites inventory relative to LMI
concentrations, and Figure F-21 shows the distribution of sites area relative to the area of LMI
concentrations.
The city contains three LMI percentage quartiles, less than 25 percent, 25 to 50 percent, and 50
to 75 percent. About two-thirds of the city (64 percent) is within the higher LMI category of 50 to
75 percent. This area is located south of Las Tunas Drive and experiences higher levels of
overpayment by renters than the rest of the city (see Figure F-14) as well as overcrowding rates
higher than the statewide average (see Figure F-16). The portion of south of Dewey Avenue
contains the highest concentrations of LMI populations at about 70 percent, and this area also
has higher levels of overpayment by homeowners (see Figure F-15). Percentages of city area
and site inventory area are closely aligned within this LMI category with 71 percent of sites in this
higher LMI area. The higher LMI category contains all the above moderate sites, most of the
moderate sites, and all the lower-income sites, helping to facilitate the distribution of various
housing income levels.
The city’s middle LMI percentage category of 25 to 50 percent is located east of San Gabriel
Boulevard and contains only moderate-income sites. The amount city area within this area is eight
percent, and about 18 percent of the sites inventory area is located in this category.
The lowest LMI category (less than 25 percent) covers 28 percent of city area and is in the
northern portion of the city. This LMI category encompasses the least amount of site inventory
area at 11 percent making it the largest difference from percentage of city area. The sites
inventory in this category is comprised of mostly moderate income with two above moderate sites.
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Figure F-20: Sites Inventory and LMI Households

Source: HCD AFFH Spatial Data and LWC
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Figure F-21: Distribution of Sites Inventory across Low to Moderate Income Population Percentages
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Figures F-22 and F-23 display the site inventory area associated with R/ECAP. As previously
noted, San Gabriel does not have any R/ECAPs within its boundaries. The amount of site
inventory area not within a R/ECAP is therefore 100 percent.
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Figure F-22: Sites Inventory and R/ECAPs

Source: HCD AFFH Spatial Data and LWC
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Figure F-23: Distribution of Sites Inventory across R/ECAP
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F.3.2

Potential Effects on Access to Opportunity

Figure F-24 shows sites inventory locations across the city’s TCAC Opportunity Areas. As
mentioned earlier, the city is categorized as either highest, high, or moderate resource areas
based on the TCAC Composite Score. These areas have been scored based on very good access
to high quality schools and economic opportunities.
Sites identified at all income levels are located across all three resources areas. Sites identified
to satisfy the lower-income RHNA are in a high resource area. The site inventory is therefore not
anticipated to exacerbate fair housing trends with regard to access to opportunities. Additionally,
a program is included to prioritize rezoning of sites for lower income in the highest resource area
(i.e., north of Las Tunas Drive and west of San Gabriel Boulevard).
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Figure F-24: Sites Inventory and TCAC Composite Score

Source: HCD AFFH Spatial Data and LWC

Figure F-25 shows the distribution of San Gabriel sites across the TCAC Opportunity Area
Composite Score categories. The city is comprised of three categories: highest resource (28
percent of the city), high resource (59 percent of the city), and moderate resource (12 percent of
the city). The sites inventory area distribution is generally aligned with the city’s Opportunity Areas.
In this respect, the sites inventory is considered to mitigate fair housing concerns regarding
access to opportunity because housing development potential in the city is equitably located in
high resource neighborhoods overall. Furthermore, as previously stated, a program is included to
prioritize rezoning of sites for lower income in the highest resource area (i.e., north of Las Tunas
Drive and west of San Gabriel Boulevard).
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Percentage of Total Area

Figure F-25: Distribution of Sites Inventory across TCAC Opportunity Areas
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Figure F-26 shows the sites inventory across the city’s CalEnviroScreen scores. The city has six
CalEnviroScreen scores ranging from 21 to 30 percent (third decile, lower risk) to 81 to 90 percent
(ninth decile, higher risk). Most lower income sites are located in the higher risk area of 71 to 80
percent. Moderate income sites are spread across all six scores while the above moderateincome sites are located in two scores, 61 to 70 percent and 21 to 30 percent.
Figure F-27 shows the distribution of sites across the range of CalEnviroScreen scores presented
as deciles in San Gabriel. The city contains six decile scores: 3, 4, 6, 7, 8, and 9. The highest
environmental risk to residents (score nine) accounts for eight percent of city area and makes up
three percent of the sites inventory area.
A majority of the city has a similar amount of land area categorized with a score of eight as it
does land area in the sites inventory (46 and 48 percent, respectively). The next lowest
CalEnviroScreen score of seven covers 14 percent of city area and 30 percent of the sites
inventory area. Thus, about three-quarters (78 percent) of the site inventory area is within the
scores of seven and eight.
The next lowest CalEnviroScreen score of six accounts for only four percent of city area and eight
percent of site inventory area. The portions of the city with the lowest amount of environmental
risk (decile scores three and four) are located north of Las Tunas Drive and represent a total of
28 percent and 12 percent of city area and site inventory area, respectively.
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Figure F-26: Sites Inventory and CalEnviroScreen Score

Source: HCD AFFH Spatial Data and LWC
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Figure F-27: Distribution of Sites Inventory across CalEnviroScreen Scores
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Section F.4

Contributing
Actions

Factors

and

Meaningful

Table F-5 lists the most prevalent fair housing issues and its corresponding contributing factors
for the City of San Gabriel, as prioritized through the findings from the above assessment.
Table F-5: Contributing Factors
Fair Housing Issue

Contributing Factor

Priority

Disproportionate Housing Needs

Displacement of residents due to economic pressures

1

Disparities in Access to Opportunity

Lack of private investments in specific neighborhoods

2

Disproportionate Housing Needs

Availability of affordable units in a range of sizes

3

Disparities in Access to Opportunity

Location of environmental health hazards

4

Table F-6 consists of proposed housing programs the City will pursue to specifically overcome
identified patterns and trends from the above assessment and proactively affirmatively further fair
housing in San Gabriel.
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Table F-6: Meaningful Actions
Contributing
Factor

AFFH
Strategy

Displacement of
residents due to
economic
pressures

Protecting
Existing
Residents from
Displacement

27. Encourage Preservation of Existing Rental Housing Stock [no
changes proposed]

Displacement of
residents due to
economic
pressures

Protecting
Existing
Residents from
Displacement

32. Fair Housing
The Housing Rights Center provides the following client services: tenant and
landlord counseling; advocacy and collaboration in support of fair housing
opportunities for all; public outreach and education regarding fair housing
rights; specialized property owner, management and lender training; and
discrimination complaint processing, investigation and litigation. The City will
raise awareness of the Housing Rights Center and the services it provides,
along with other fair housing resources available. Also see Anti-Displacement
Information Dissemination Program.

Housing Implementation Programs



Objective: The City will advertise the services of the Housing Rights
Center through the City’s newsletters, website, email blasts, social media,
cable television channel as well as handouts at City Hall and other public
buildings and facilities. The City will continue to promote fair housing
practices and refer fair housing complaints to the Housing Rights Center.



Timeframe: Provide links in addition to the Housing Rights Center link on
the City’s website, such as U.S. Department of Housing and Urban
Development Fair Housing/Equal Opportunity in coordination with antidisplacement resources (20212022); promote the Housing Rights Center
services via newsletters, email blasts, social media, and other methods
(annually)

Displacement of
residents due to
economic
pressures

Protecting
Existing
Residents from
Displacement

34. Anti-Displacement Information Dissemination [no changes proposed]

Lack of private
investments in
specific
neighborhoods

Place-based
Strategies to
Encourage
Community
Conservation
and
Revitalization

9. Infrastructure Grants
Current infrastructure systems require continued maintenance and investment
to support the impacts of increased housing development (e.g., sewer
system). The City will pursue grant funding for infrastructure that supports infill
development across the city (e.g., Infill Infrastructure Grant, etc.), but will
prioritize grant applications for infrastructure projects that serve properties
south of Las Tunas Drive where low and moderate-income households are
most prevalent.


Lack of private
investments in
specific
neighborhoods

Place-based
Strategies to
Encourage
Community
Conservation
and
Revitalization

Affirmatively Furthering Fair Housing

Objective: The City will be awarded infrastructure grant funding (e.g., Infill
Infrastructure Grant, etc.) that facilitates the production of housing in San
Gabriel and private investment in the areas south of Las Tunas Drive.

19. Standardize Maximum Heights
The maximum height for commercial buildings in the C-1 and C-3 zones is
two stories/25 feet taller than for mixed-use buildings in the same zones.
Allowing mixed-use buildings to have the same maximum height of five
stories/70 feet instead of three stories/45 feet would provide opportunities to
produce more residential units while adhering to the maximum building height
allowed. Furthermore, C-1 and C-3 zoning is located along San Gabriel
Boulevard and in areas south of Las Tunas Drive where private investment
and revitalization is being targeted. The City will amend the Zoning Code to
apply a consistent maximum allowed height in the C-1 and C-3 zones
regardless of use.
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Table F-6: Meaningful Actions
Contributing
Factor

AFFH
Strategy

Housing Implementation Programs

Availability of
affordable units
in a range of
sizes

New Housing
Choices and
Affordability in
Areas of
Opportunity

3. Accessory Dwelling Units (ADUs) [no changes proposed]

Availability of
affordable units
in a range of
sizes

New Housing
Choices and
Affordability in
Areas of
Opportunity

13. Inclusionary Housing [no changes proposed]

Availability of
affordable units
in a range of
sizes

Housing
Mobility
Strategies

20. Eliminate Minimum Floor Area Standard
While the City’s minimum floor area standards have not proved to be a
constraint on housing development based on market demand for larger units,
they could potentially constrain housing development in the future depending
on demographic and market trends for smaller units. To increase multi-family
housing opportunities, the City will amend the Zoning Code to eliminate the
requirement for minimum floor area by unit type.

Location of
environmental
health hazards

New Housing
Choices and
Affordability in
Areas of
Opportunity

1. RHNA Housing Sites Implementation; Rezone Program
To accommodate the remaining lower-income RHNA of 335 units, the City will
identify and rezone a minimum of 16.8 acres of vacant land or land with
redevelopment potential to a maximum density of 30 units per acre and a
minimum density of at least 20 units per acre by January 15, 2025. Rezoned
sites will permit owner-occupied and rental multi-family uses by right pursuant
to Government Code §6583.2(i) for developments in which 20 percent or more
of the units are affordable to lower income households. Rezoned sites shall
allow 100 percent residential use and shall require residential use to occupy
at least 50 percent of the floor area in a mixed-use project. As reflected in
Appendix B, Table B-8, each potential rezone site has the capacity to
accommodate at least 16 units and will be available for development in the
planning period where water, sewer, and dry utilities can be provided. Table
B-8 in Appendix B identifies 18.8 acres of potential parcels for rezoning; these
sites are zoned C-1 or C-3 and currently identified for moderate income RHNA,
which has excess capacity. Three of the potential sites for rezoning (see
Appendix B, Table B-8) are located in highest resource areas (i.e., north of
Las Tunas Drive and west of San Gabriel Boulevard).

Location of
environmental
health hazards

Place-based
Strategies to
Encourage
Community
Conservation
and
Revitalization

[New] Intergovernmental Environmental Impacts Reduction
The City will work with other governmental agencies such as Caltrans to
contain traffic emissions and mitigate air quality impacts, such as through
sound walls or other measures along Interstate 10.
• Time frame: 2022-2029
• Responsible Agency: Planning Department
• Objectives: Contact Caltrans to begin discussion (2022); continue working
with Caltrans or other agencies on mitigation measures (annually)
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